
FLATHEAD COUNTY PLANNING AND ZONING OFFICE
CONDITIONAL USE PERMIT REPORT (#FCU-20-05)

STARLINE FLIGHTS, LLC
JULY 21, 2020

I. GENERAL INFORMATION

A. Project Description
This is areportto the Flathead C ou nty B oard of A d ju stmentregard ingarequ estby B rian Joos
onbehalfofStarline Flights,L L C ,foraC ond itionalUse P ermitfor“M ini-storage.”The property
is located within the B lanchard L ake Zoning D istrictand is zoned ‘BS/HO Business Service
District with Highway Overlay.’

B. Application Personnel
1. Owner 2. Applicant

Starline Flight,L L C B rian M Joos
58 50 H ighway93S W hitefish,M T 59937
W hitefish,M T 59937

C. Process Overview

1. Land Use Advisory Committee/Council
The proposed land u se is notlocated within the ju risd iction of a L and Use A d visory
C ommittee (L UA C ).

2. Board of Adjustment
The applicantrequ ested an appealto the P lanning D irectors interpretation thatinternal
vehicle storage was notpermitted within mini-storage,pu rsu antto Section 2.04 FC ZR.The
appealwas su bmitted on Ju ne 22,2020 and willbe heard by the Flathead C ou nty B oard of
A d ju stmenton A u gu st4,2020.If the appealis granted the application formini-storage will
be consid ered bythe B oard of A d ju stment.

The Flathead C ou nty B oard of A d ju stments willcond u ctapu blic hearingon the proposed
zoningmapamend menton A u gu st4,2020 at6:00 P .M .in the 2nd FloorC onference Room
ofSou thC ampu s B u ild inglocated at40 11thStreetW estin Kalispell.D ocu ments pertaining
to this file are available forpu blic inspection in the Flathead C ou nty P lanningand Zoning
O ffice,located on the second floorof the Sou thC ampu s B u ild ing.

II. PROPERTY CHARACTERISTICS

A. Property Location and Size
The su bjectpropertyis located at38 50 H ighway93S nearW hitefish,M T (see Figu re 1 below).
The property is 9.1 acres and can legally be d escribed as Tract1 of C O S 17 131,located in the
SE ¼ of Section 12,Township30 N orth,Range 22 W estP .M .M .,Flathead C ou nty,M ontana.

O nce the finalplatis approved the propertywillbe legallyd escribed as L ot2 of Starline Flight
Su bd ivision located in the SE ¼ of Section 12,Township30 N orth,Range 22 W estP .M .M .,
Flathead C ou nty,M ontanaand willbe 6.98 acres.
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Figure 1: Su bjectproperty(ou tlined in red )

B. Existing Land Use(s) and Zoning
A ccord ingto the application,the property cu rrently contains amed icalclinic.bu tthe property
wentthrou ghsu bd ivision review forapreliminary platand has su bmitted an application for
finalplatto spitthe property into two lots (FFP -20-11 Starline Flight).The lotwithin Starline
FlightSu bd ivision to be u sed formini-storage is cu rrentlyvacantbu tis lightlyforested .

The property is zoned ‘BS Business Service District’and ‘HO Highway Overlay.” B S is
d efined as,“A district to provide for nonretail, limited commercial services and light industrial
uses. Typical use would be light manufacturing and component assembly, office/warehouse
showrooms, contractors, wholesale trades, and other nonretail commercial services of a
destination nature. The grouping of uses shall be incorporated in order to develop as an island
rather than as a strip.”

H O is d efined as,“A zoning overlay district to protect and enhance the visual quality of state
and federal highway throughout the County while maintaining all of the permitted and
conditional uses of the underlying zone. This overlay zone is specifically created to protect
scenic corridors adjacent to major transportation corridors and to mitigate impacts of new
nonresidential development, expansion existing non-residential development and any changes
of non-residential uses by requiring additional landscaping, buffering, signage, building,
lighting, and parking design standards.”

C. Adjacent Land Use(s) and Zoning
L and to the north,east,and sou thof the su bjectproperties are similarly zoned B S/H O while
the land to the westof the su bjectproperties is zoned SA G-5.The generalcharacterof the
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su rrou nd ingareais highwaycommercialwithsome resid entialnearby.A llofthe properties in
the areaare forested .

Figure 2: Zoningsu rrou nd ingthe su bjectproperty(ou tlined in red )

D. Summary of Request
The applicantis requ estingacond itionalu se permitto allow forofM ini-storage located on the
su bjectproperty,pu rsu antto Section 3.24.030(11)ofthe Flathead C ou ntyZoningRegu lations
(FC ZR).W ithin the B S/H O zone the placementof M ini-storage requ ires acond itionalu se
permit,the review of whichis su bjectto specific gu id elines setforthu nd erSection 2.06.08 0
FC ZR regard ingcriteriaforthe issu ance of aC ond itionalUse P ermit.

The application is proposing to bu ild 7 5 storage u nits,allu nits willbe 25 feetby 50 feet.
B u ild ingheightwillbe limited to two stories and there willbe fou rstru ctu res.The applicantis
proposingaD eclaration of UnitO wnershipand makingthe u nits available forsale and allow
for the storage of vehicles.The P lanning D irector d etermined on Ju ne 15,2020 thatthe
planningoffice wasu nable toprocessthe requ estformini-storage asthe requ estd id notcomply
withthe mini-storage cond itionalu se permitstand ard s fou nd in Section 4.13 of the Flathead
C ou nty ZoningRegu lations.Section 4.13.07 0 FC ZR states,“All storage shall be kept within
an enclosed building, except propane or gasoline engines or storage tanks or any boat or
vehicle incorporating such components, which shall be stored in screened exterior areas. This
provision shall not be interpreted to permit the storage of partially dismantled, wrecked, or
inoperable vehicles.”

The applicantrequ ested an appealto the P lanningD irectors interpretation thatinternalvehicle
storage was notpermitted withinmini-storage,pu rsu anttoSection2.04 FC ZR.The appealwas
su bmitted on Ju ne 22,2020 and willbe heard bythe Flathead C ou ntyB oard of A d ju stmenton
A u gu st4,2020.If the appealis granted the application formini-storage willbe consid ered by
the B oard of A d ju stment.



4

III. COMMENTS

A. Agency Comments
1. A gencyreferrals were sentto the followingagencies on Ju ly7 ,2020:

 Whitefish Rural Fire Department
 Montana Department of Transportation
 Flathead County Solid Waste
 Flathead City-County Environmental Health Department
 Flathead County Weeds & Parks Department
 Bonneville Power Administration

2. The following is a su mmarized listof agency commentreceived as of the d ate of the
completion of this staff report:

 B P A
o C omment:“A tthistime,B P A d oesnotobjecttothisrequ est,asthe propertyislocated

7 1.49 yard sawayfrom the nearestB P A transmissionlinesorstru ctu res.”Emaild ated
Ju ly8 ,2020.

 Flathead C ou ntyEnvironmentalH ealth
o C omment:“This office has reviewed the information provid ed and su bmits the

followingcomments:
1. The proposed d evelopment is su bject to review u nd er the Sanitation in

Su bd ivisions A ct(M C A Title 7 6-4-1).The review willad d ress potable water
su pply,wastewatertreatment,storm waterd rainage,and solid waste d isposal.

2. This areais known to have elevated grou nd waterlevels d u ringthe springof the
year.Grou nd watermonitoringis requ ired d u ringthe monitoringseason as apart
of the D EQ approvalprocess.”L etterd ated Ju ly15,2020.

B. Public Comments
1. N otification was mailed to property owners within 150 feetof the su bjectproperty on Ju ly

17 ,2020,pu rsu anttoSection2.06.040(3)ofthe Flathead C ou ntyZoningRegu lations.L egal
notice of the pu blic hearingon this application willbe pu blished in the Ju ly19,2020 ed ition
of the D aily Interlake.

2. P u blic C omments Received
A s of the d ate of the completion of this staff report,no written pu blic comments have been
received regard ing the requ ested cond itionalu se permit.Itis anticipated any ind ivid u al
wishing to provid e pu blic commenton the proposalwilld o so d u ring the pu blic hearing
sched u led forA u gu st4,2020.A ny written comments received followingthe completion of
this reportwillbe provid ed to the B oard and su mmarized d u ringthe pu blic hearing.

IV. CRITERIA REQUIRED FOR CONSIDERATION
P erSections 2.06.08 0 and 2.06.100 of the Flathead C ou nty ZoningRegu lations,whatfollows are
criteriarequ ired forconsid eration of aC ond itionalUse P ermitand su ggested find ings of factbased
on review of eachcriterion.

A. Site Suitability

1. Adequate Usable Space
The lotcoverage forthe B S zone is limited to 40%.The su bjectproperty is approximately
9.1 acres in size and afterthe finalplatis record ed the propertywillbe 6.98 acres.A ccord ing
to the site plan three ofthe bu ild ings willbe 250 feetlongby100 feetwid e and one bu ild ing
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willbe 15feetwid e by300 feetlong.The totalproposed squ are footage forthe entire proposal
is 29,500 squ are feet.The proposed bu ild ings willcover9.7 % of the entire property.

The H O zone requ ires new commerciald evelopmentto create afrontage orbackage road .
The site plan su bmitted shows mini-storage u nits and the d rain field in the two possible
locationsforaroad .The westsid e ofthe propertycontainsthe smallestbu ild ingand the d rain
field nearthe property line and wou ld notallow forthe constru ction of abackage road .The
site plan also shows abu ild ingad jacentto the westproperty line of L ot1 of Starline Flights
were itwas d iscu ssed d u ringsu bd ivision review the frontage road shou ld be located .

Figure 3: Site P lan ShowingB ackage/Frontage Road L ocations

There d oes notappearto be ad equ ate space forthe proposed nu mberof mini-storage u nits
and the d evelopmentof the backage/frontage road .

Finding #1 – The proposed u se as d esigned d oes notappearto have ad equ ate u sable space
becau se the site plan d oes notallow forabackage orfrontage road as is requ ired withthe
d rainfield and mini-storage bu ild ings located in the pathof apotentialroad .

2. Adequate Access
The existingaccess tothe mini-storage is an existingapproachonH ighway93.The site plan
shows a shared d riveway between the existing d evelopmentand this u se,which wou ld
comply withthe shared access requ irementof the B S zone.

The H ighway O verlay d esignation requ ires,“N ew commerciald evelopmentshallconstru ct
and u tilize anetworkof backage road s where feasible to access new d evelopment.W here
backage road s are notfeasible,frontage road s shallbe d eveloped .To the extentpossible,
backage orfrontage road s shallbe located at300 feetfrom H ighway 93 to preventexcess
qu eu ing”

B ackage/Frontage Road
L ocations
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The applicantwillbe requ ired to provid e afrontage orbackage road on the property.The
intentof the frontage/backage road is to provid e bettertraffic circu lation of this propertyand
ad joiningproperties.A tfu llbu ild -ou tof the H O ,the backage/frontage road wou ld allow for
traffic to access H ighway93from B lanchard L ake Road and atthe signalized intersection of
H ighway40 and 93and red u ce the conflictpointsontoH ighway93and increase safetyalong
the highwaycorrid or.

Finding #2 – The proposald oes notappearto comply with allapplicable regu lations for
ad equ ate access becau se the site plan d oes notallow forafrontage/backage road whichhas
the intentof provid ingbettertraffic circu lation of this property and ad joiningproperties and
red u cingthe conflictpoints ontoH ighway93and increase safetyalongthe highwaycorrid or.

Absence of Environmental Constraints

The su bjectproperty is located on relatively flatland and accord ingto FEM A FIRM panel
30029C 1405Jis situ ated in an u n-shad ed Zone X ,whichis classified as an areaou tsid e the
500-yearflood plain.A d d itionally,there are no wetland s,streams,orcreeks located on the
su bjectproperty.There are no apparentenvironmentalconstrains thatwou ld affectthe
proposed u se.

Finding #3 – The site appears absentofenvironmentalconstraints becau se the propertyd oes
notcontain anywetland s,su rface waters,orflood plain.

B. Appropriateness of Design

1. Parking Scheme
The cond itionalu se stand ard s formini-storage requ ire thattemporary parkingbe located on
parking/d rivinglanes ad jacentto storage u nits.These parking/d rivinglanes mu stbe 26 feet
wid e when storage u nits open to one sid e of the lane and 30 feetwid e when storage u nits
open to bothsid e of the d rivinglane,pu rsu antto Section 4.13.060 FC ZR.The d rivinglanes
are shown on the site plan at50 feet.A d d itionally,perSection 4.13.050 FC ZR the proposed
new mini-storage u nits are requ ired to have one parkingspace forthe on-site managerwith
two ad d itionalspaces forthe leasingoffice.B ecau se the mini-storage u nits willbe cond os,
there d oes notappearto be aleasingoffice located on the property.

The H O requ ires atleast40% of the requ ired parkingshallbe located to the sid e and /orthe
rearofthe bu ild ing(s)frontingH ighway93.The site plan show only25% of the parkingarea
located in the frontof the bu ild ings.

Finding #4 – The site plan su bmitted appears to comply withallapplicable regu lations for
parkingbecau se the parking/d rivinglanes are a50 feetwid e,only 25% of the parkingarea
located in the frontof the bu ild ings and ad d itionalparkingis notrequ ired as the property
d oes nothave aleasingoffice.

2. Traffic Circulation
The proposed u se willu tilize the existingapproachwhichwillprovid e bothingressand egress
tothe su bjectproperty.The internald rivinglanesare shownonthe site planasloopingarou nd
the entire property and in between each storage bu ild ing eliminating the need for a
tu rnarou nd .The d rivinglanes between storage u nits are requ ired to be aminimu m of 30 feet
wid e to provid e fortwo-way traffic and temporary parkingin frontof eachstorage u nit,and
as previou slystated the d riving/parkinglanes willbe 50 feet.

A s previou sly d iscu ssed ,the new commerciald evelopmentshallconstru ctand u tilize a
networkof backage road s where feasible to access new d evelopment.W here backage road s
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are notfeasible,frontage road s shallbe d eveloped .The applicanthas notprovid ed afrontage
orbackage road on the property.The intentof the frontage/backage road is to provid e better
traffic circu lation of this property and ad joiningproperties.A tfu llbu ild -ou tof the H O ,the
backage/frontage road wou ld allow fortraffic to access H ighway 93 from B lanchard L ake
Road and atthe signalized intersection of H ighway 40 and 93and red u ce the conflictpoints
onto H ighway93and increase safety alongthe highwaycorrid or.

Finding #5 – The proposald oes notappearto comply with allapplicable regu lations for
traffic circu lation becau se the site plan d oes notallow forafrontage/backage road whichhas
the intentof provid ingbettertraffic circu lation of this property and ad joiningproperties and
red u cingthe conflictpoints ontoH ighway93and increase safetyalongthe highwaycorrid or.

3. Open Space
The lotcoverage forthe B S zone is limited to 40%.The su bjectproperty is approximately
9.1 acres in size and afterthe finalplatis record ed the propertywillbe 6.98 acres.A ccord ing
to the site plan three ofthe bu ild ings willbe 250 feetlongby100 feetwid e and one bu ild ing
willbe 15feetwid e by300 feetlong.The totalproposed squ are footage forthe entire proposal
is 29,500 squ are feet.The proposed bu ild ings willcover9.7 % of the entire property.

The site plan shows approximately 4.18 acres being d eveloped .The d eveloped area as
d etermined by Section 3.44.030(2) FC ZR of H O is “The area encumbered by building
footprints, parking lots, driveways and retail sales areas (both interior and exterior).”
Therefore 8 % of the 4.18 acres is requ ired to be land scaped and atleast50% of the requ ired
land scapingshalloccu rbetween the bu ild ingsetbackline and the H ighway 93.

W ithad eveloped areaof4.18 acres thatwillleave 6.98 acres ofopen space plu s the requ ired
8 % land scaping.W ithcond itions the propertywillhave appropriate open space.

Finding #6 – The su bjectproperty appears to be appropriately d esigned to meetopen space
requ irements becau se over9.7 % of the lotwillbe covered by stru ctu res and approximately
2.8 acres of the property willremain u nd eveloped .

4. Fencing/Screening
The site planshow ad rainage swale located alongthe highwayinfrontofthe d eveloped area.
Italso show swales on the sou thand westproperty lines and the northof the d eveloped area
ad jacentto L ot1 of Starline Flights.The swale atthe western ed ge of the lotwou ld be
requ ired forabu ffera20 footbu ffer,as the ad jacentpropertyis zoned SA G-5and wou ld not
be allowed to be u sed as aswale and Section 3.44.060(6)(A )FC ZR states,“Ditches, swales,
storm water conveyance facilities, storm water detention ponds, sanitary sewer conveyance
facilities, similar facilities, and any associated easements shall not encroach into a buffer
except that necessary access and utility crossings such as storm water or sanitary sewer pipes
may encroach into the buffer as near to perpendicular as practical.”

The bu fferbetween the SA G-5 and the rearof the property shallcomply withthe planting
and screeningrequ irements of Section 3.44.060.

The applicantintend s to erectfencingarou nd the d eveloped areaof the property.

5. Landscaping
The site plan shows approximately 4.18 acres being d eveloped .The d eveloped area as
d etermined by Section 3.44.030(2) FC ZR of H O is “The area encumbered by building
footprints, parking lots, driveways and retail sales areas (both interior and exterior).”
Therefore 8 % of the 4.18 acres is requ ired to be land scaped and atleast50% of the requ ired
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land scapingshalloccu rbetweenthe bu ild ingsetbackline and the H ighway93.The twoacres
to remain open space,if the trees are preserved ,cou ld accou ntfor25% of the totalrequ ired
land scaping.The remaining25% of land scapingwou ld have to occu rwithin the d eveloped
areaou tsid e the frontyard setback.The regu lations also specify thatland scapingstand ard s
forparkinglots and bu ffers are in ad d ition to the requ ired minimu m 8 % land scapingof the
d eveloped area.

The site planshow ad rainage swale located alongthe highwayinfrontofthe d eveloped area.
Italso shows swales on the sou thand westpropertylines and the northof the d eveloped area
ad jacentto L ot1 of Starline Flights.The application states,“The applicantcontemplates
u sing acombination of trees,shru bs,native grasses,and ornamentalgravelto achieve a
bu siness like appearance while also achievingappropriate bu fferingand shield ing.”

The H O requ ires that40% of the land scaped areabe shru bs orlivinggrou nd coverthatis a
minimu m of six inches in height.The minimu m wid thof aland scaped areas shallbe three
feet.

The mini-storage u se has specific land scaping requ irements setforth in Section 4.13.030
FC ZR.Forthe portion of the property bord eringresid entially zoned areas,land scapingthat
creates sight-obscu ring barriers is requ ired and shallconsistof trees,shru bs,and grou nd
cover or a combination thereof.This requ irementwou ld be metif the H O land scaping
requ irements are met.

Finding #7 – The proposed screening,fencingand land scapingd oes notappears to meetthe
minimu m requ irements setforthin Section 3.44 becau se the bu fferbetween the SA G-5 and
stru ctu res willbe located in swale whichis prohibited ,and the site plan d oes notid entify
land scape areas within the parkingareas as requ ired .

6. Signage
The application states,“There willbe only one permanentsign,which willid entify the
project,and thatsign willbe nearthe entrance.P u rsu antto 3.24.050(4)and 3.44.110,that
sign willbe afree-stand ingsign,willnotexceed 50 squ are feet,and willbe acombination of
natu ralmaterials and colors.”

The application states thatthe proposed signage willbe alow profile,free stand ingsign.The
proposed signage is requ ired to complywiththe applicable stand ard s forsigns in H O and B S
zones as ou tlined in Sections 5.11.040(1) and 3.44.110 FC ZR.The proposed sign mu st
comply withallfreestand ing,and grou nd signage regu lations fou nd in Section 3.44.110(1)
& (3)(A )FC ZR.The free-stand ing sign cannotbe more than 50 squ are feetand shallbe
setbackfrom the right-of-wayand propertyline aminimu m of 5feet

7. Lighting
The application proposes lightingto be located on the ou tsid es of the storage bu ild ings.A ll
proposed lighting mu stcomply with performance stand ard s setforth in Section 5.12 and
3.44.130 FC ZR.The application states,“L ighting on the projectwillbe accomplished
primarily by wallpacks mou nted to the bu ild ings.These packs willbe d esigned to prevent
misd irected orexcessive artificiallightand to maximize energy efficiency,and willhave
ad equ ate shield ing to mitigate lightpollu tion onto neighboring parcels,allper FC ZR §
3.44.130.Inad d ition,the projectwillhave single,ind irectlyillu minated signd escribed above
thatwillbe compliantwithFC ZR § 3.44.130(3).”

Finding #8 – P roposed signage and lightingforthe mini-storage wou ld be acceptable becau se
the proposed on-site signage meets the signage requ irements of Sections 5.11.040(1)and
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3.44.110 FC ZR,and low impactlighting willbe cond itioned to comply with applicable
requ irements setforthin the Flathead C ou ntyZoningRegu lations.

C. Availability of Public Services and Facilities

1. Sewer
The su bjectproperty is notlocated within an areaserviced by apu blic sewerd istrict.The
application states thatthe proposed u se wou ld requ ire installation of anew septic system and
d rain field .

C omments from EnvironmentalH ealth ind icate,“The proposed d evelopmentis su bjectto
review u nd erthe SanitationinSu bd ivisionsA ct(M C A Title 7 6-4-1).The review willad d ress
potable watersu pply,wastewatertreatment,storm waterd rainage,and solid waste d isposal.
This area is known to have elevated grou nd water levels d u ring the spring of the year.
Grou nd water monitoring is requ ired d u ring the monitoring season as a partof the D EQ
approvalprocess.”The systemswou ld be requ ired tobe reviewed and evalu ated bythe Flathead
C ity-C ou ntyEnvironmentalH ealthD epartmentpriortoinstallation and operation.

2. Water
The su bjectproperty is notlocated within an areaserviced by apu blic waterd istrict.The
application states,“the project’s watersu pply willconsistof single well,pressu re tanks and
likelyad isinfectionsystem.”

C omments from EnvironmentalH ealth ind icate,“The proposed d evelopmentis su bjectto
review u nd erthe SanitationinSu bd ivisionsA ct(M C A Title 7 6-4-1).The review willad d ress
potable watersu pply,wastewatertreatment,storm waterd rainage,and solid waste d isposal.
This area is known to have elevated grou nd water levels d u ring the spring of the year.
Grou nd water monitoring is requ ired d u ring the monitoring season as a partof the D EQ
approvalprocess.”The applicantwou ld be requ ired to obtain allapplicable permits from the
Flathead C ou ntyEnvironmentalH ealthD epartment.

Finding #9 – The proposed mini-storage wou ld have minimalimpactonpu blic waterand sewer
becau se the proposed u se willcreate anew watersu pply and septic system whichwillrequ ire
review bythe D epartmentofEnvironmentalQ u alityand Flathead C ou ntyEnvironmentalH ealth
D epartment.

3. Storm Water Drainage
Storm waterd rainage is proposed tobe managed onsite throu ghastorm waterd etentionarea.
The site plan shows ad rainage swale located alongthe highway in frontof the d eveloped
area.Italso shows swales on the sou thand westproperty lines and the northproperty line
ad jacentto L ot1 of Starline Flights.The applicantis su bjectto compliance withapplicable
storm water management requ irements of the M ontana D epartment of Environmental
Q u ality.

The applicantstates,“M oststormwater ru noff from imperviou s su rfaces on the su bject
propertywilld rain into the proposed stormwaterretention areas to the north,sou th,and west
of the bu ild ings,which willthen be retained onsite.Some stormwaterwilld rain into the
existingd itch/cu lverton the eastsid e of the property.This plan willensu re that,as requ ired
by the D EQ ,the ru noff rate willbe equ alto orless than the rate priorto d evelopment,and
willalso ensu re thatstormwaterfrom the projectwillnotimpactad jacentproperties.”
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C omments from EnvironmentalH ealth ind icate,“The proposed d evelopmentis su bjectto
review u nd erthe SanitationinSu bd ivisionsA ct(M C A Title 7 6-4-1).The review willad d ress
potable watersu pply,wastewatertreatment,storm waterd rainage,and solid waste d isposal.”

Finding #10 – The proposed new constru ction wou ld have aminimu m impacton storm water
facilities becau se storm waterwillbe managed throu ghon-site storm waterretention areas and
mu stcomplywithD EQ requ irements.

4. Fire Protection
The su bjectproperty is located in the W ild life Urban Interface and C ou nty W id e P riority
A rea.The propertyand su rrou nd ingareais wood ed .The site plans show thatthe trees arou nd
the stru ctu res willbe cleared forthe d eveloped area.The su bjectpropertyis cu rrentlyserved
bythe W hitefishRu ralFire D epartment,and is located approximately2.0 miles sou theastof
the nearestfire station.N o commentconcerningthis application was received from the local
fire d epartment.

The applicantis proposingto u tilize the mini-storage forthe storage of vehicles,inclu d ing
gasoline engines.These vehiclesand enginescou ld potentialleakgasorgasfu mesthatwou ld
be consid ered afire hazard .

Finding #11 – The proposed u sed cou ld have an impacton fire protection as the property is
located in the W ild land Urban Interface,and C ou nty W id e P riority A reaand the applicant
wou ld allow forstorage of vehicles in the mini-storage u nits.

5. Police Protection
The propertywou ld be served bythe Flathead C ou ntySheriff’s D epartment.Itis anticipated
response times in emergency wou ld be acceptable given the property’s location between
W hitefishand Kalispell.

6. Streets
The propertyis located aton US H ighway93apaved five lane M D T maintained road witha
200 footeasement. The M ontanaD epartmentof Transportation has notsu bmitted aletter
provid ingcommenton this requ est.

Finding #12 – The proposed mini-storage appears tohave minimalimpactonpu blic services
and facilities becau se the Flathead C ou nty Sheriff cu rrently provid es service to the su bject
property,and the property is accessed byUS H ighway93.

D. Immediate Neighborhood Impact

1. Excessive Traffic Generation
A ccord ing to the M D T traffic d ata,H ighway 93 had 17 ,667 average d aily trips sou th of
H ighway 40 near the project site. Staff has d etermined based on the Institu te of
Transportation Engineering Trip Generation M anu alind icates the average d aily trips per
storage u nitis 0.25.B ased on the 0.25 average d aily trips (A D T)generated peru nitthe 7 5
totalu nits wou ld generate approximately 19 A D T.The traffic generated by the mini-storage
wou ld contribu te a traffic increase of 0.1% on H ighway 93.Itis anticipated thatany
ad d itionalvehicle traffic generated by the proposed u se willhave aminimalad verse impact
on the su rrou nd ingneighborhood .

Finding #13 – Traffic associated with the proposed u se is notanticipated to generate
ex cessive traffic which wou ld ad versely impactthe immed iate neighborhood or ad jacent
road s becau se road s provid ingaccess are paved and wou ld onlyincrease traffic on H ighway
93by0.1%.
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2. Noise or Vibration
Itis notanticipated thatthe mini-storage wou ld generate anyexcess noise orvibrations.A ny
noise generated wou ld likelybe minimallyau d ible to ad jacentproperties d u e to the natu re of
the proposed u se and the requ irementformod estland scaping.

3. Dust, Glare or Heat
The applicantis proposingto pave parkingand d rivinglanes and the approachto H ighway
93 is alread y paved .Excessive d u st,glare orheatis notanticipated as aresu ltof the mini-
storage facility.

4. Smoke, Fumes, Gas, or Odors
The applicantis proposingto u tilize the mini-storage forthe storage of vehicles,inclu d ing
gasoline engines.These vehiclesand enginescou ld potentialleakgas whichcau sesod ors and
gas fu mes.Itis notanticipated thatanysmoke wou ld be generated as aresu ltofthis proposal.

Finding #14 – The proposed u se is anticipated to have an impacton the neighborhood
becau se the mini-storage cou ld generate fu mes,gas and od ors from vehicles stored within
the mini-storage u nits.

5. Inappropriate Hours of Operation
The application state,“W hile u nitowners willhave access to theiru nits 24 hou rs perd ay,7
d ays per week,these hou rs of operation shou ld notnegatively impactthe neighborhood
becau se itis abu tted by agricu ltu ralzone,amajorhighway,and existingcommercialu ses,
notaresid entialneighborhood .”

There are no specific stand ard s forhou rs of operation formini-storage established in the
Flathead C ou nty ZoningRegu lations.H oweverbecau se of the agricu ltu raland commercial
characterof the neighborhood inhabitants maybe impacted bylate hou rs.

Finding #15 – The proposed hou rs of operation wou ld be acceptable and wou ld likely have
minimalimpactonthe neighborhood becau se activitylevelsassociated withnormaloperation
of the mini-storage wou ld primarily occu rd u ringd aytime and early eveninghou rs and the
neighboringproperties are agricu ltu rallyand commerciallyzoned .

V. SUMMARY OF FINDINGS
1. The proposed u se as d esigned d oes notappearto have ad equ ate u sable space becau se the site

plan d oes notallow forabackage orfrontage road as is requ ired withthe d rainfield and mini-
storage bu ild ings located in the pathof apotentialroad .

2. The proposald oes notappear to comply with allapplicable regu lations for ad equ ate access
becau se the site pland oes notallow forafrontage/backage road whichhasthe intentofprovid ing
bettertraffic circu lationofthis propertyand ad joiningproperties and red u cingthe conflictpoints
onto H ighway93and

3. The site appears absentof environmentalconstraints becau se the property d oes notcontain any
wetland s,su rface waters,orflood plain.

4. The site plansu bmitted appears to complywithallapplicable regu lations forparkingbecau se the
parking/d rivinglanes are a50 feetwid e,only25% of the parkingarealocated in the frontof the
bu ild ings and ad d itionalparkingis notrequ ired as the propertyd oes nothave aleasingoffice.
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5. The proposald oes notappearto comply with allapplicable regu lations fortraffic circu lation
becau se the site pland oes notallow forafrontage/backage road whichhasthe intentofprovid ing
bettertraffic circu lation ofthis propertyand ad joiningproperties and red u cingthe conflictpoints
onto H ighway93and increase safety alongthe highwaycorrid or

6. The su bjectproperty appears to be appropriately d esigned to meetopen space requ irements
becau se over9.7 % of the lotwillbe covered by stru ctu res and approximately 2.8 acres of the
property willremain u nd eveloped .

7 . The proposed screening,fencing and land scaping d oes notappears to meetthe minimu m
requ irements setforthin Section 3.44 becau se the bu fferbetween the SA G-5and stru ctu res will
be located inswale whichis prohibited ,and the site pland oes notid entifyland scape areas within
the parkingareas as requ ired .

8 . P roposed signage and lightingforthe mini-storage wou ld be acceptable becau se the proposed
on-site signage meets the signage requ irements of Sections 5.11.040(1)and 3.44.110 FC ZR,and
low impactlightingwillbe cond itioned to comply withapplicable requ irements setforthin the
Flathead C ou ntyZoningRegu lations.

9. The proposed mini-storage wou ld have minimalimpacton pu blic waterand sewerbecau se the
proposed u se willcreate anew watersu pply and septic system whichwillrequ ire review by the
D epartmentofEnvironmentalQ u alityand Flathead C ou ntyEnvironmentalH ealthD epartment.

10.The proposed new constru ction wou ld have aminimu m impacton storm waterfacilities becau se
storm waterwillbe managed throu ghon-site storm waterretention areas and mu stcomply with
D EQ requ irements.

11.The proposed u sed cou ld have an impacton fire protection as the property is located in the
W ild land Urban Interface,and C ou nty W id e P riority A reaand the applicantwou ld allow for
storage of vehicles in the mini-storage u nits.

12.The proposed mini-storage appears to have minimalimpacton pu blic services and facilities
becau se the Flathead C ou nty Sheriff cu rrently provid es service to the su bjectproperty,and the
property is accessed by US H ighway93.

13.Traffic associated withthe proposed u se is notanticipated to generate excessive traffic which
wou ld ad verselyimpactthe immed iate neighborhood orad jacentroad s becau se road s provid ing
access are paved and wou ld only increase traffic on H ighway93by 0.1%.

14.The proposed u se is anticipated to have an impacton the neighborhood becau se the mini-storage
cou ld generate fu mes,gas and od ors from vehicles stored within the mini-storage u nits.

15.The proposed hou rs of operation wou ld be acceptable and wou ld likelyhave minimalimpacton
the neighborhood becau se activity levels associated withnormaloperation of the mini-storage
wou ld primarily occu rd u ringd aytime and early eveninghou rs and the neighboringproperties
are agricu ltu rallyand commercially zoned .

VI. CONCLUSION
Upon review of this application,the requ estto allow foramini-storage on the su bjectproperty is
generallynotsu pported byallofthe review criteriaand the Find ings ofFactlisted above.Shou ld the
Flathead C ou nty B oard of A d ju stmentchoose to ad optstaff reportas Find ings of Factand approve
the cond itionalu se permit,the followingcond itionswou ld ensu re compliance withthe review criteria
and appropriate measu res to mitigate impacts:
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VII. CONDITIONS OF APPROVAL
1. The operation of the ‘mini-storage’on the su bjectproperty shallbe in su bstantialconformance

with the application materials and site plan as su bmitted and approved by the B oard of
A d ju stmentand mod ified bythe cond itions below [FC ZR Section 2.06.010 ] .

2. C hanges or mod ifications to the approved u se or the site plan shallnotbe affected u nless
specificallyapproved in writingbythe Flathead C ou ntyB oard of A d ju stment[FC ZR Section(s)
2.06.010 and 2.06.020 ].

3. The mini-storage shallcomply withstand ard s d efined in Section 4.13 of the Flathead C ou nty
ZoningRegu lations.

4. The mini-storage shallbe located in accord ance withthe bu lkand d imensionalrequ irements of
the B S ZoningD istrict,pu rsu anttoSection3.24.040 ofthe Flathead C ou ntyZoningRegu lations.

5. A llsignage on the su bjectproperty shallcomply with applicable stand ard s and gu id elines set
forthu nd erSections 3.44.110 and C hapter7 of the Flathead C ou ntyZoningRegu lations.

6. A lllightingon the su bjectproperty shallcomply withapplicable stand ard s and gu id elines set
forthu nd erSections 3.44.130 and 5.12 of the Flathead C ou ntyZoningRegu lations.

7 . B u ild ings shallbe d esigned with architectu ralfeatu res based on mou ntain town,historic
A merican west,nationalparks,orsimilararchitectu ralthemes.[FC ZR Section 3.44.120 (2)]

8 . The exteriorof bu ild ings shou ld inclu d e timberbeam,log,brick,rock,wood ,textu red masonry,
stu cco,and similar materials.Exposed concrete block and u nmod u lated metalsid ing are
prohibited .[FC ZR Section 3.44.120 (3)]

9. B u ild ingplans shallbe broken withrecesses and projections aminimu m of every 40 feeton at
leastthe sid e(s) paralleling pu blicly travelled ways.O ther featu res su ch as projecting ribs,
wind ows,land scaping,trellises,and similarfeatu res are encou raged .[FC ZR Section 3.44.120
(4)]

10.B u ild ings shallhave varyingrooflines and pitches whichmay inclu d e d ormers,recessed u pper
floors,overhangs,and similarfeatu res.[FC ZR Section 3.44.120 (5)]

11.B u ild ing corners shallhave specialmassing and architectu raltreatments.[FC ZR Section
3.44.120 (6)]

12.The bu fferbetween the SA G-5 and the rearof the property shallcomply withthe plantingand
screeningrequ irements of Section 3.44.060.

13.The property bou nd aries ad jacent to the resid entialor su bu rban agricu ltu ralzoning mu st
incorporate abu fferof 20 feet.

14.The d itched swales,storm waterconveyance facilities,storm waterd etention pond s,sanitary
sewerconveyance facilities,similarfacilities,and any associated easements shallnotencroach
into abu fferexceptthatnecessary access and u tility crossings su chas storm waterorsanitary
sewerpipes mayencroachinto the bu fferas nearto perpend icu laras practical.

15.8 % ofthe 4.18 acres ofd eveloped areashallbe land scaped ,50% ofthe land scapingrequ irements
shalloccu rin the areabetween H ighway93and the bu ild ing.
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16.The minimu m insid e wid thof any requ ired land scaped area,orof any form of fixed planterbox
u sed to satisfy requ ired land scaping,shallbe three (3)feet.

17 .A tleast40% of the land scaped areashallconsistof shru bs orliving grou nd coverthatis a
minimu m of six inches in height.

18 .A longthe streetfrontage,aminimu m five footwid e land scaped bu ffershallbe installed withat
leastone large canopy tree per50 feetof frontage ortwo smallornamentaltress per50 feetof
frontage.

19.The parkinglotthe fronts the highway requ ires aminimu m five (5)footwid e land scape bu ffer
(seven (7 )feetwid e if cu rb stops are notu sed and the carbu mperhangs overthe land scaped
area)shallbe installed thatachieves a50% visu alscreen within three years of planting.

20.L and scapingtreatments in parkinglots shallbe implemented and shallinclu d e trees bothon the
perimeterand interiorof the parkinglots.

21.The applicantshallad here to allapplicable M ontanaState commercialbu ild ingrequ irements as
requ ired by the M ontana B u reau of L abor and Ind u stry.D ocu mentation confirming the
completion of this requ irementshallbe available u pon requ est.

22.The proposed waterand sewersystems and storm waterd rainage plan forthe facility shallbe
su bmitted forreview and approvalby the Flathead C ou nty EnvironmentalH ealthD epartment
and the M ontanaD epartmentof EnvironmentalQ u ality,as applicable,priorto constru ction.

23.A tleast40% ofthe requ ired parkingshallbe located to the sid e and /orthe rearofthe bu ild ing(s)
frontingH ighway 93.[FC ZR Section 3.44.140 (1)(A )}

24.The approved land scape and maintenance plans shallnotbe changed oraltered withou treview
and approvalbythe ZoningA d ministrator.A llland scapingshown on the approved plan shallbe
installed and maintained .[FC ZR Section 3.44.07 0(2)]

25.If,d u e toseasonal,climatic,orweathercond itions,installationofland scapingpriorto expiration
ofanapproved site planis impractical,the ZoningA d ministratormaywaive su chinstallationfor
areasonable time.If su chawaiveris granted ,the ZoningA d ministratorshallestablishatime
sched u le forthe installation of allrequ ired land scapingin accord ance withthe approved plan.
[FC ZR Section 3.44.08 0 ]

26.Su bd ivision review is requ ired to cond o the mini-storage u nits.

27 .The parking and d riving lanes shallbe wid e enou gh to accommod ate traffic circu lation and
temporaryparkingin accord ance withapplicable zoningregu lations [FC ZR Sections 4.13.050 ].

28 .The applicantshallconstru ctbackage road where feasible to access new d evelopment.W here
backage road s are notfeasible,a frontage road shallbe d eveloped .To the extentpossible,
backage or frontage road s shallbe located at300 feetfrom H ighway 93 to preventexcess
qu eu ing.

29.The operation of the mini-storage shallcommence within one yearfrom the d ate of issu ance of
the cond itionalu se permit.The permitmay be extend ed forone ad d itionalyearif the permittee
requ ests ad d itionaltime priorto expiration d ate.

30.A tthe end of twelve (12)months from the d ate of au thorization of this permitstaff willinspect
to verifycompliance [FZ C R Section 2.06.060].
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